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Regular and Special Meeting  

Burlington Planning Commission 
Tuesday, September 13, 2022  

 

Special Meeting - In-Person Trinity Campus Site Tour 

5:00 – 6:00 P.M Mann Hall, 208 Colchester Avenue (front of building) 

 

6:00 - 6:30 P.M. Recess 

 

Regular Meeting - 6:30 P.M. Remote Meeting via Zoom ONLY 
  

To Join the Meeting on a Computer 

Link:     https://us02web.zoom.us/j/85626575088 

 

To Join the Meeting on a Phone 

Number:  +1 312 626 6799    Meeting ID:  856 2657 5088 
 

AGENDA 
I. UVM Trinity Campus Site Visit 

The Planning Commission will visit UVM Trinity Campus, along with Staff and UVM officials, to discuss the 

proposed CDO Amendment: UVM Trinity Campus Zoning. In the event of a cancellation due to inclement 

weather, notice will be posted on the city’s website by 4 pm on Tuesday, September 13. 

II. Recess (6:00-6:30 P.M.) 

III. Agenda (6:30 P.M) 

IV. Public Forum See details on pg. 3 of packet for participating remotely. 

V. Chair’s Report 

VI. Director’s Report 

VII. Proposed CDO Amendment: South End Innovation District Overlay (SEID) 

The Commission will continue its discussion of the draft zoning amendment, which would create a South End 

Innovation District overlay that permits residential uses and establishes new land use and urban form standards 

in a portion of the existing Enterprise-Light Manufacturing district. Information related to this item is in the 

agenda packet on page X.  

Staff Recommendation: Ask questions and provide feedback on the proposed zoning outline, including 

on any public feedback.   
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August 23, 2022 
 

VIII. Proposed CDO Amendment: UVM Trinity Campus Zoning 

The Commission will continue its discussion of the draft zoning amendment, which woud enable greater infill 

development within the Trinity campus. Information related to this item is in the agenda packet on page X.  

Staff Recommendation: Ask questions and provide feedback on the draft amendent.  

IX. Commissioner Items 

a. November meeting schedule 

b. Committee Reports  

X. Minutes & Communications 

a. The minutes of the August 23 meeting are enclosed in the agenda packet on page XX. 

b. Communications are enclosed in the agenda packet. 

XI. Adjourn 
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Guidance for Participating in a Virtual Planning Commission Meeting 
 

As social distancing measures to preserve public health and safety continue to be required to 
prevent the spread of COVID-19, or are recommended as a standard practice, the Office of City 
Planning will be supporting the Planning Commission to conduct their meetings online via Zoom. 
Here is information about how to join a virtual meeting, and what to expect while participating.  
 
General Guidance for Public Participation 
 
Please remember that in this digital meeting environment, meetings are open to the public and 
anyone may be watching or listening even if you cannot see them. Meetings will be recorded, and 
both the recording and chat content of the meeting will be maintained as a public record.  
 
Please ensure your display photo and screen name are professional, such as using your first and last 
name. Please test your audio and video prior to the start of a meeting, and familiarize yourself with 
how to join a meeting by your chosen method. And finally, please be patient with us. Technology 
doesn’t always work as planned, and we are all learning how to hold a successful virtual meeting! 
 
How to Join a Virtual Meeting 
 
Zoom allows participation via either computer or telephone. Each agenda for a meeting that will be 
conducted virtually will include details about how to join via either of these options, including a web 
address, phone number, Meeting ID, and password.  
 
If you participate via computer, you have the option of seeing Commissioner videos and any 
presentation materials that may be shared. If you use either a standard phone or cell phone to call in, 
you will only hear the audio portion of the meeting. If you join via a smartphone, you may have the 
option to download the Zoom app, which will enable you to see and hear the meeting.  
 
How to Participate in a Virtual Meeting 
 
During meetings, only Planning Commission members and limited staff members will be viewed on 
video. Members of the public attending a meeting will be muted, except when invited to speak 
during public forum or a public hearing. Whether members of the public can speak at other times 
during the meeting is the discretion of the Chair.  
 
If you want to speak during public forum, please take the following steps to assist us in making this 
process run as smoothly as possible: 
 

 Email staff at mtuttle@burlingtonvt.gov by 5pm on the day before a meeting to indicate your 
interest in speaking. You do not need to provide your comments. Staff will enable your 
microphone as your name is called from a list of interested speakers.  

 During a meeting, you can use the “Raise Hand” feature, or indicate in a chat message that 
you wish to speak during public forum. Staff will enable your microphone as your name is 
called.  

 If you are interested in submitting your comments in writing instead of speaking during the 
meeting, you may do so by 5pm the day before a meeting, they will be forwarded to the 
Commissioners ahead of the meeting. 
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TO:    Burlington Planning Commission 
FROM:   Charles Dillard, AICP, Principal Planner 
    Meagan Tuttle, AICP, Planning Director 
DATE:   September 8, 2022 
RE:   Proposed CDO Amendment – ZA-23-01: South End Innovation District Overlay 
 
 
Overview & Background 
 
District Intent & Overview 
The South End Innovation District Overlay is intended to facilitate the redevelopment of a core area 
of the South End’s Enterprise-Light Manufacturing (E-LM) district. The vision for this overlay is based 
in planBTV: South End and calls for transforming the area’s surface parking lots and contaminated 
and underutilized sites into an accessible, mixed-use hub of economic activity that draws on both the 
South End’s legacy of manufacturing and arts as well as its burgeoning office and innovation sector. 
The overlay enables the creation of a wide range of commercial uses, while prioritizing those arts, 
manufacturing, and office uses that define the character of the South End today. It also permits the 
creation of new homes. The overlay includes provisions for the scale and massing of new buildings 
to guide the redevelopment of large sites, and seeks to create an accessible and sustainable urban 
district.  
 
Attached is an initial working draft of the proposed amendment. Several areas for further refinement 
are noted and anticipated. During the August 23 meeting, staff will present additional information to 
illustrate the proposed framework, including for some of the areas of the ordinance that are currently 
under development. Also attached is a map of the existing Enterprise zoning districts for reference.  
 
Background on Housing in the South End 
Since planBTV: SE’s adoption, the city has continued to experience a multi-faceted housing crisis. The 
lack of housing availability is among the highest priority issues for many residents, including for the 
South End’s artists, makers, office workers, and other businesses. At the time of its preparation and 
adoption, there was much debate about allowing housing in portions of the South End E-LM district. 
While the adopted plan did not recommend housing in the E-LM, it did stress that continued 
conversations about the appropriate location and type of housing in the South End was necessary. 
One of the plan’s housing strategies included:  
 

Continue community discussions regarding housing in the South End. Continuing this discussion 
will be important to ensuring that the rules for the future development of the South End match 
community needs. As our community and its neighborhoods continue to evolve, it is necessary to 
periodically revisit land use and zoning policies to ensure that change is sustainable and occurring in 
the appropriate locations, including within the Enterprise Zone 

• Provide forums for continued community discussion and information sharing as part of efforts 
to update zoning, implement partnerships, and facilitate redevelopment. 

• Dept. of Planning & Zoning, Planning Commission; property owners; SEABA; non-profit 
housing organizations; South End residents 

 
Recent discussions around the South End Innovation District Overlay have provided such an 
opportunity. This question was initially re-introduced to the Planning Commission in summer 2021 by 
HULA representatives, as a request to consider the creation of a Neighborhood Activity Center in a 
portion of the E-LM. Following early discussions with the Commission, the opportunity to allow 

https://www.burlingtonvt.gov/sites/default/files/planBTVSouthEnd_AdoptedMar2019.pdf


housing opportunities in a portion of the E-LM through the creation of this Overlay was included as a 
priority strategy in the city’s 2021 Housing Action Plan.  
 
Input informing this amendment 
As part of that Action Plan, the HULA representatives and a number of non-profit organizations and 
other South End property owners signed onto an MOU to work with Planning and CEDO to inform the 
development of this proposed district and participate in engagement sessions. Additionally, staff 
from multiple city departments, including City Planning, CEDO, Business & Workforce Development, 
Permitting & Inspections, BCA, and DPW have been engaged to inform perspectives on this 
amendment as well as to discuss other planning considerations for the area.  
 
This summary outlines key areas of feedback during public engagement activities that took place in 
the spring and summer. In-person and online forums provided opportunities for more in-depth 
discussions about the nuances of an innovation district—including specifics about allowable land 
uses and their mix, building scale and massing, and other characteristics of new development. Input 
from both the public discussions and the stakeholder working group has informed this proposed 
ordinance. 
 
Topics for further discussion 
At its August 23 meeting, the Planning Commission identified several topics for further discussion: 

• Hospitality Uses: the proposed SEID amendment would not permit hotels. However, several 
Commissioners suggested that hotels should be considered as a permitted or limited use 
within the SEID, given recent local and national trends, including increased remote work, 
resumed Amtrak service to Burlington, and the South End’s growing prominence as a 
recreation and entertainment destination within the region.  

• Block granularity: The Commission discussed the amendment’s frontage and lot coverage 
standards within a discussion of block sizes. Currently, the proposed SEID area includes 
several large parcels in which new streets are certain to be built. However, the amendment 
does not currently propose block perimeter standards or other regulations that would require 
a minimum block size or other circulation framework.  

• Building performance: In discussing proposed exemptions to seventh and eighth story 
floorplate sizes, several Commissioners suggested LEED and potentially other performance 
standards should be considered, in addition to Passive House.  

• Artist residences: The Commission discussed whether the amendment could facilitate the 
creation of live/work spaces for artists, given the high cost of housing in the South End and 
the increasing challenges many in the arts community face in securing affordable housing.  

• Remediation incentives: The Commission discussed whether there are incentives for 
remediation, either made possible through the proposed amendment, or elsewhere.  

 
 
Proposed Amendment 
 

Amendment Type 

Text Amendment Map Amendment Text & Map Amendment 

Purpose Statement 

This amendment creates an Overlay Zone that applies to a portion of the South End Enterprise-
Light Manufacturing zone, to facilitate the development of a mixed-use urban district that 
fosters the continued growth and sustainability of the South End’s arts and innovation economy 
and also provides access to housing.  

Proposed Amendments 

The following amendments to the Burlington Comprehensive Development Ordinance are 
included in this proposal: 

https://www.burlingtonvt.gov/mayor/housingpolicy
https://www.burlingtonvt.gov/sites/default/files/tiles/SEID_EngagementSummary.pdf
https://www.burlingtonvt.gov/sites/default/files/tiles/Combined%20Results%20-%20SEID%202022%20Reduced.pdf


1. Amends Article 4 – Zoning Maps and Districts to create a new South End Innovation District 
overlay within a portion of the Enterprise-Light Manufacturing District 

Creates a new Sec. 4.5.8 to establish an overlay district with a portion of the South End E-LM 
zone, including a map of parcels and specific zoning standards for development. .  

2. Creates specific regulations for land uses and urban form in the Overlay 

Establishes standards for development within the proposed overlay, including: 

• Land Use standards that prioritize arts, innovation, office and other non-residential 
uses; allows residential uses; and allows in a limited but flexible manner other district-
supportive but non-essential commercial uses.  

• Standards that govern lot coverage and ground floor uses in order to guide the 
development of a walkable, dense and human-scaled urban district.  

• Standards that require buildings be close to streets and occupy the majority of a 
block’s frontage, while providing a greater degree of flexibility than the downtown 
form code districts.  

• Standards for building height which range from four up to eight stories, while limiting 
overall building size and requiring upper story variation to create a high quality and 
livable urban form that facilitates residential and economic growth. 

• Parking standards that limit surface parking and guide the development of parking in 
a way that mitigates the negative impacts of car utilization.  

• Requires that residential developments within the overlay comply with Inclusionary 
Housing standards in Article 9, including that a minimum of 15% of units meet 
affordability limits. 

3. Amends Article 13 - Definitions to define various terms  

Amends and provides definitions for specific land uses, construction techniques, and 
stormwater management best practices to address questions and provide clarity for 
administration of the ordinance. New and amended definitions include: 

• Amend definition of bowling alley and create definition for co-housing 

• Defines Mass Timber Construction and Passive House 

• Defines Green Stormwater Management, Constructed Wetland, Suspended 
Pavement and Pervious Pavement  

4. Amends Appendix A – Use Table to establish land use regulations within the E-ID  

Amends the Use Table to make reference to district-specific land use standards contained 
within the proposed Section 4.5.8., and adds Co-Housing.  

 
 
Relationship to planBTV 

   This following discussion of conformance with the goals and policies of planBTV is prepared in 
accordance with the provisions of 24 V.S.A. §4441(c). 

 
Theme: Dynamic Distinctive Inclusive Connected 
Land Use:  Conserve Sustain Grow 

 
Compatibility with Proposed Future Land Use & Density 
The proposed overlay would implement a key land use policy adopted in 2019 with planBTV: 
South End, and amended through the 2021 Housing Action Plan which directed the city to 
explore the inclusion of housing. The proposed amendment would, in the words of planBTV 
South End, “Reinforce and growth the South End as a center for innovative businesses and 



Institutions,” and “Expand the visibility of the arts district to preserve and enhance its vibrancy.” 
Further, the proposed amendment, through its prioritization of artist and maker spaces, 
implements strategies to preserve and create affordable artist space. Regarding density, the 
proposed amendment is consistent with and supports the 2021 Action Plan by proposing to 
allow dense, multifamily housing for the first time in the core of the South End. The proposed 
amendment guides development on largely undeveloped and underutilized land in a way that 
should create meaningful housing supply and contribute to the City’s commitment to build 
significant amounts of housing by 2026.  
 
Impact on Safe & Affordable Housing  
The proposed amendment creates significant positive impacts toward the creation of 
affordable housing. Through the proposed Inclusionary Zoning standard, the overlay would 
facilitate potentially hundreds of units of affordable housing. As a center of the City’s arts 
community, the Innovation District would also create affordable housing in an area where 
artists are increasingly unable to afford the rising costs of housing. Regarding safe housing, the 
proposed amendment seeks to create a vibrant urban mixed-use district that is accessible and 
supports the livelihoods of all residents.     

Planned Community Facilities 
The proposed amendment would cover a significant land area that includes important 
community facilities. In facilitating the redevelopment of large contaminated properties, the 
proposed amendment would support public and ecological health. Through its rigorous 
stormwater standards, the amendment would support the health of nearby waterbodies, 
including Englesby Brook, the Barge Canal and Lake Champlain. In terms of transportation, the 
overlay will guide development along the planned Champlain Parkway in a way that supports 
that facilities goal to create a more accessible transportation corridor in Burlington’s South End. 
Furthermore, in promoting a dense, accessible urban form on currently inaccessible properties, 
the proposed amendment would improve the area’s pedestrian and bicycle facilities in ways 
that are consistent with planBTV and planBTV: South End 

 
Process Overview 
The following chart summarizes the current stage in the zoning amendment process, and identifies 
any recommended actions: 
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It is hereby Ordained by the City Council of the City of Burlington as follows: 
 

 

ZA-23-01 South End Innovation District Overlay  

That Chapter ______, ____________________________, of the Code of Ordinances of the City of 1 

Burlington be and hereby is amended by amending Sec. ___________________, thereof to read as follows: 2 

 3 

Sec. 4.4.3  Enterprise Districts 4 

(a) Purpose: 5 

The two2 Enterprise districts as illustrated in Map 4.4.3-1 are described as follows:  6 

1. The Light Manufacturing (E-LM) district is the primary commercial/industrial center of Burlington, and 7 

is intended primarily to accommodate enterprises engaged in the manufacturing, processing, distribution, 8 

creating, repairing, renovating, painting, cleaning, or assembling of goods, merchandise, or equipment 9 

without potential conflicts from interspersed residential uses.  Other accessory commercial uses are allowed 10 

to support a wide range of services and employment opportunities. This district is intended to ensure that 11 

sufficient land area is appropriately designated within the city to provide an adequate and diversified 12 

economic base that will facilitate high-density job creation and retention. This district is primarily intended 13 

to provide for industrial uses suitable for location in areas of proximity to residential development. 14 

Development is intended to respect interspersed historic industrial buildings, and reflect the industrial 15 

aesthetic of the district’s past. Parking is intended to be hidden within, behind, or to the side of structures. 16 

2. As written. 17 

(b) Dimensional Standards and Density  18 

The density and intensity of development, dimensions of building lots, the heights of buildings and their 19 

setbacks from property boundary lines, and the limits on lot coverage shall be governed by the following 20 

standards: 21 

Table 4.4.3 -1 Dimensional Standards and Density 

 

Districts 

 

Max. 

Intensity 

(floor area 

ratio1,4) 

 

Max. Lot 

Coverage1,4 

 

Minimum Building Setbacks1,4 (feet) 

Front            Side              Rear3 

 

Max. 

Height1,4 

(feet) 

Light 

Manufacturing 

2.0 FAR 80% 5 min 

 

02 10%2 

 

45’ 

Agricultural 

Processing and 

Energy 

0.75 FAR 60% 10 min 

 

10 min 

 

10 min 

 

45’ 
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(c) Permitted and Conditional Uses: 22 

1. The principal land uses that may be permitted, or conditionally permitted pursuant to the requirements 23 

of Article 3, within the Enterprise districts shall be as defined in Appendix A – Use Table. 24 

2. Within the E-LM district, uses unrelated to Industrial or Art Production are permitted to be located on 25 

lots south of Home Avenue only when: 26 

a. One or more Industrial and/or Art Production use(s) exists on the lot; and 27 

b. The combined gross floor area (GFA) of all other use(s) does not exceed 49% of the gross floor 28 

area on the lot. Uses limited by this provision are identified by Footnote 27 in Appendix A-Use 29 

Table; all uses marked as conditional use or with additional footnotes in Appendix A continue 30 

to apply. 31 

3.  Uses that may be permitted, or conditionally permitted within the South End Innovation District (SEID) 32 

overlay are identified in Table 4.5.8-2.  33 

(d) District Specific Regulations: 34 

1. Convenience Stores. 35 

The following shall apply to the review and approval of convenience stores in the E-LM district, except as 36 

regulated in Sec. 4.5.8: Enterprise – Innovation District, in addition to the provisions for the review of 37 

Conditional Uses under Art. 3 and General Regulations for convenience stores under Art 5: 38 

A. Convenience stores in the E-LM district shall only be allowed on properties fronting on Pine Street, and 39 

must be sited at least 2,000 linear feet, measured lot line to lot line, from any other convenience store in 40 

the E-LM district; 41 

B. A convenience store shall not contain more than 5,000 square feet of gross floor area; 42 

C. If located at a street intersection, the nearest edge of any curb cut shall be located as far as possible from 43 

any intersections with a minimum distance of 50 feet from an intersection as measured from the corner 44 

of and along the lot line of the site; 45 

D. Approval shall be granted only if, in addition to the general conditional use standards listed in Sec. 3.5.6, 46 

the DRB determines that a proliferation of convenience stores is not threatening the primary intent of 47 

the E-LM district for industrial purposes, as stated in Section 4.4.3 (a) 1; and, 48 

E. Convenience stores that obtain a conditional use permit within the E-LM District may include gasoline 49 

pumps provided the total square footage occupied by pumps, pump islands and vehicular space(s) at a 50 

pump filling station is the lesser of 1,850 s.f. or 50% of the gross floor area of the enclosed convenience 51 

store. 52 

2. Drive Thrus are not permitted. 53 

 54 

 55 

 56 

1 – Floor area ratio is further described in Art 5.  Measurement of and exceptions to coverage, setback, and 

height standards are found in Art 5. Actual maximum build out potential may be reduced by site plan and 

architectural design considerations of Art 6. 

2 – Structures shall be setback a minimum of 25-feet along any zoning district boundary line that abuts a 

residential zoning district. Lots of record existing as of September 9, 2015 that are split by enterprise and 

residential zones are exempt from this district boundary setback.   

3 – Percentage of the lot depth. 

4 – Maximum intensity, lot coverage, setbacks and building height in portions of this district are be 

modified by provisions of the South End Innovation District (SEID) overlay in Sec. 4.5.8.  
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Sec. 4.5.8  Enterprise – Innovation District Overlay District 57 

(a) Purpose 58 

The Enterprise – Innovation District Overlay (E-ID) is intended to provide for a dense, vibrant and dynamic 59 

urban district in Burlington’s South End. The overlay allows residential uses, which are prohibited elsewhere 60 

in the Enterprise-Light Manufacturing District (E-LM), and prohibits some uses that are permitted elsewhere 61 

in the E-LM but incompatible with the mix of uses encouraged in the overlay. The overlay prioritizes 62 

development that provides for an amenity-rich, convenient urban residential neighborhood, arts district and 63 

employment center while permitting in a limited fashion non-residential uses that are secondary to, but 64 

supportive of those primary district objectives.    65 

Development is intended to be dense yet highly sustainable. Lot coverage standards permit significant 66 

development but require the highest degree of permeable surfaces, achieved through green stormwater 67 

infrastructure, of any mixed-use district in the City. Buildings should range in height from one to eight stories, 68 

and should be constructed of materials and in manners that limit embodied carbon and achieve the highest 69 

possible energy performance permitted by Vermont Building Code. Sites should incorporate ample public and 70 

private open spaces and include extensive networks of accessible paths that are free of cars. Streets, including 71 

new streets, should be constructed in a manner that allocates the majority of their space to pedestrians and 72 

cyclists. Buildings should be oriented to the public realm – streets, paths and open spaces, in a manner that 73 

creates a safe and inviting district. Site and building design should support public and ecological health to the 74 

highest possible degree. 75 

Parking should be hidden behind structures, including perimeter buildings or screening devices. Where 76 

possible, parking structures should be located along the most heavily trafficked roads to encourage residents, 77 

employees and visitors who arrive by car to park at the district’s edge and travel on foot, by bike, or other 78 

mode of transportation that is compatible with Burlington’s climate objectives. Special consideration should be 79 

given to the design and construction of parking structures to allow for their replacement in coming decades as 80 

Burlington evolves from car dependence.  81 

 (b) Areas Covered.  82 

The Enterprise – Innovation District includes those portions of the E-LM Zoning District as delineated on Map 83 

4.5.8-1.  84 

(c) District Specific Regulations 85 

 86 

1. Dimensional Standards & Density 87 

Within the South End Innovation District Overlay the standards set forth in Table 4.5.8-1 shall apply to new 88 

development and redevelopment, except: 89 

a. Floors 7-8 may increase maximum size to 15,000 sq.ft. per floorplate for buildings constructed with at 90 

least 6 floors of mass timber or in buildings certified as Passive House.  91 

b. The maximum lot coverage may be increased by 10%, to a maximum of 90%, if all of the pervious 92 

area on the lot is constructed from one or more of the following Green Stormwater Management (GSI) 93 

techniques: constructed wetland, suspended pavement planted with 4 shade trees per 100 linear feet, or 94 

pervious pavement. No more than 50% of the GSI area may utilize pervious pavement.   95 

 96 

 97 

Table 4.5.8-1: SEID Dimensional Standards & Density 

 

Max. 

Intensity 

 

Max Building 

Size per 

Floorplate1 

Max. Lot 

Coverage & 

Pervious 

Surface 

Required2 

 

Minimum Building Setbacks  
Front            Side              Rear 

 

Max. 

Height4 
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